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Memoiv^ whatpynh砂 hmP 
A Becall fof tHe lost Uwing Tradition - Elderly Housing in Wanchai 
Mission 
This thesis aims at creating a place that can GSI歷• 
' i t s . ifUii/^&l^for the elderly, but at the 
same time, also safe and of better living quality in order 
to maintain the i rsense Of P l a c e a n d increase their 
d i g n i t y by integrating into their community. Instead 
of preserving old buildings, the regeneration of memory 
is rather from the past living tradition that they are 
familiar with. Besides, this thesis tries to investigate 
the method of integrating the elderly Into 
an urban renewal a re a by increasing the sense 
of neighbourhood of residents in the area. Finally, the 
public part匪Cipat匪on in the urban renewal 
process and promotion of interaction between old and 
new also make an important part for designing the ways 
of rehousing the eldelry and integrating them into an 
urban redevelopment area. 






A Becall for the lost ilwlng Tradition - Elderly Housing in Wanchai 
2.1 Role of the project 
The project mainly complies of a public elderly housing 
(mainly focused on single elderly who is rather 
independent), which will be integrated into normal 
typical housing.T/?/s project is proposed to become a 
housing policy to force the developers to include elderly 
housing for the affected elderly under urban renewal 
project Therefore, this project is not going to house 
all the affected elderly in the area. Rather it is like a 
prototype of the kind of housing proposed. The project 
is scheduled to house about 400 elderly. Besides, there 
are some supportive functions for the elderly e.g. a 
place to keep pets, a small retail shop run by the elderly, 
etc. which aim at enhancing the sense of belongings 
in their neighbourhood and increasing their self-esteem. 
The type of building will not be in a form of elderly care 
centre since the focus is mainly put on independent 
elderly and the housing will have a sense of home 
instead of institution. 
Roie 
Stimula for the project 
Deficiency of urban renewal agencies 
The existing urban renewal practices in Hong Kong, either 
by LDC or private developers mainly concern the cost 
effectiveness of the project. In the past decade, to many 
people in Hong Kong, not stand for the Land Development 
Corporation but the Land Deprivation Corporation. They 
deprive both the right of the residents and the characteristic 
of the site. For the right of the residents, the LDC states 
that one of their objectives is to improve the living quality 
of the residents but the results are, in many cases the 
residents are forced to move out from the original area. 
For the characteristic of the site, the common practice of 
urban renewal agencies is the replace the old district with 
high-rise towers, ignoring the locality of the area and the 
opinions of the public. 
M 
t 1 •紅—: 
I' 
iTuctiire 
2.2.2 Aging of population 
For the past two decades, both the average life span as 
well as the proportion of elderly (over 60) of Hong Kong 
people are keeping on increasing. The trend is still going 
on. Therefore, the demand for the care for the needs of 
the elderly is important to consider. 
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5 0 S 
2000 
5 0 
Structure of project 
Site 
今Difficulties in rehousing the 
residents in same district 
今 Lost of place 
How to create a 
memorable, safe & high living 
qua丨丨ty place for the elderly 
Elderly problems 
今 lost of memory 
今no dignity 
Urban decay 
poor living quality 
今aging of population 
inhabitants benefit ？ 
Jl R e c a l l for the Lost L i v i n g T r a d i t i o n - Elderly Housing in Wanchai 2 
Jl R e c a l l f o r the L o s t L i v i n g T r a d i t i o n - Elderly Housing in Wanchai 
2.4 Methodology ！ 
2 
Study a typical urban decay area 
Analysis the living condition there 
Focus on concerned issues 
•^memory lost 
Study problem faced by elderly 
(by interview with District Council) 
(by interview with St. James) 
Choose a site as a demonstrator* 
Wanchai 
Site characteristics 
(by site analysis) 
Identify the problems of urban renewal 
(by research on works by LDC) 
(by interview with St. James) 
Identify target group 
-^elderly 
Study on physical needs of elderly 
under urban renewal 
(by reference materials) 
(by interviewing professions & users) 
Study on existing elderly housing 
(by reference material) 
further study on life style of elderly 
(by observation & interviews) .y 
Find out the living tradition of individual 
(by interview & observation) 
Conclude as the collective memory 
How to integrate into new development 
Identify concerned issues 
Methodolog 
I； 
List out the prefer spatial quality 
List out design guidelines 
Set out a schedule of accommodation 
- l l r s i , 
A Bccall for tlie lost Living Tradition - Elderly Housing in Wanchai 
Memory - Why? What? How? 
The memory taken about is the collective memory 
of a community, instead of personal memory, though 
the former actually comes from the latter. The major 
concern is the memory of the living environment, the 
Uving tradition, not only physical, but also social, 
psychological, political and cultural. 
2 
Why?: Crisis of memory lost 
recapture faded out image o f l M l l tridltltl 
-people living there 
-context 
-history 





Memory - Why? What? How? 




-urban planning practice 
How? : l lWt l of Memory 
Memory 
Urban 
a kind of evolution 々preservation ->gr01lftfe 
Neighbourhood 
site-Wanchai 
old in new 




-can incrase their dighity 
-existing condition is poor 
UU.. 
_ 
On Mem Of 
H HIS. 
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Site 
Proposed district for study: Wanchai 
3.1 Site description 
The site should be a typical district area in Hong Kong 
that is facing the problem of urban decay and there is an 
urgent need for urban renewal. The characteristics of 
these areas are summarized as follows:-
The district in which the area is situated is suffering from 
the increasing pressure of erecting high rise commer-
cial buildings and maximizing the plot ratio. 
Deterioration of the older building areas pose danger to 
the public 
Areas in which they are located were often developed 
before modern town planning practice were applied 
The population has probably outgrown the original lay-
out and design 
There is a general shortage of open space and commu-
nity facilities 
f. Dilapidated buildings five rise to poor living environment 
9- Traffic congestion, overcrowding, acute environmental 
problems, a lowering of the quality of life and many other 
symptoms of urban decay are already common in the 
older areas of the city 
The site is also characterized by the phenomenon of 
aging of population and facing problem of rehousing the 
elderly in the redevelopment process. 
Wanchai is next to the Central Business District and 
Admiralty and the most established commercial area, 
Causeway. The pressure of spreading trend of erecting 
high rise commercial buildings greatly increases. 
Besides, Wanchai has been undergoing extensive 
reclamation for construction of new development, which 
















poor condition building with illegal structure conflict between pedestrian and traffic 
road is not wide enough for both pedestrian & 
traffic 
open space in the area is of piecemeal 
character 
J 
insuffenient of open space rich in activities on the street 
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A Becall for the lost living Tradition - Elderly Housing in Wanchai 
Client 
Proposed client: 
The Land Development Corporation (LDC) & Hong 
Kong Housing Society 
In the past few years, LDC played an important and active 
role in the urban renewal project, and there is an 
increasing trend for LDC to join Housing Society 
to run the project. Though LDC is not a profit-
oriented agency but it should responsible for its 
financial balance, its approach is rather focus on 
the economic efficiency than on real benefit to the 
environment and the users. Before getting into the 
deficiency of the LDC approach, the existing 
situation, such as its background, objective, policy 
and future, is studied. 
II 
LAND DEVELOPMENT CORPORATION ； 
5 End-user 
Proposed end-user: the original elderly residents (over 
60) in the affected area 
by of the study c o m p a r e d to W a n c h a i 
district a n d w h o l e territory 
Percentage 
4 0 % 
3 0 % 
20% 





0-19 20-39 40-59 60+ 
-1 Territory 25% 37% 24% 14% 
」Wancha i 18% 35% 30% 17% 
J Study Area 17% 35% 30% 18% 
Age Group 
Proportion of elderly in the Proposed site compared to whole 
Territories 
Degree of Dlsnimance 
omecdwc 
Schedule of Activities 
Functional Beladonshln 
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Site Constraints a Opporainltv 





A Recall for the Lost Living Tradition - Elderly Housing in Wanchai 
6.1 site constaints & opportunity 






-‘Characteristic of the proposed ‘ Opportunity provided ‘々  ：‘ 
——It locates at the centre position of the 
study area 
— T h e new development can be treated as a 
nucleus influencing and activating the process 
of urban renewal 
——it located at the Spring Garden Lane 
where the major pedestrian circulation 
occurs and Cross Street where the 
richest street activities occurs 
— t h e interaction between the residents of the 
proposed site and the outsides 
— i t lies at the junction of the two 
crossing city grid 
—connection between the north/south area of the 
district 
—There is a fire occur in one of the 
building in this zone 
—showing a typical problem of the poor living 
conditions of the elderly 
—Most of the buildings within the zone 
are of poor conditions and low-rise 
—There are not so much site constraints 
compared to the other three zones 
—There is a existing open sitting area 
located in the zone 
—Elderly gather in the open space showing a 
typical lifestyle of them and the way of interaction 
between their community to the outside 
—There is a trash-collection point 
located at the junction of the Cross 
Street and spring garden land which is 
the focal point of the site 
—Removal of the trash-collection point will provide 
an opportunity to tackle the treatment of the 
focal point where may have magic effect on the 
site if it is well treated 
1 
I 
guide l ines 
A Recall for the Lost Living Tradition - Elderlv Housinp in Wanchai 
6.2 Design guidelines deduced from interviews 
6.2.1 On urban planning 
• The urban renewal agent should arrange rehousing in 
the same district. 






The typical indoor elderly centre is not so preferable 
The space the elderly needs is somewhere open-air free 
to move, allow they to meet their friends 
The activities arranged by the elderly centre is somehow 
helpful in tie the elderly in the district together 
Most of the elderly prefer passive activities whilst the 
remaining prefer some exercises. 
The housing better allows privacy and the freedom to 
meet their friends who visit them. 
Preferred play area with visiting children 
6.2.3 On memory of living tradition 
There are a number of places where arouse their 
memory of place and their sense of belongings: 
• traditional restaurant 
• place of appreciating birds 
• open-air garden 
• chatting with shopkeepers/hawkers in the market 
• the scale of the pre-war buildings 
• seats or steps under a tree 
• their friends 
• the tram 
wwmm 零-« 
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6.3 Degree of disturbance 
Having considered the existing and potential building constraints, three distinct ；〜‘,纖；遽 
redevelopment strategies with different degree of disturbance, measured by the number of 
living quarters affected as against planning benefits achieved. 
6.3.1 Minimum disturbance strategy 
額 丨 � 關 圖 
挤臉-
M 
6.3.2 Moderate disturbance strategy 
degree of 
d is turbance 
A S rtouit 
L b -
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6.3.3 Maximum disturbance strategy 







Merit Affect the 丨east number 
of building constraints 
(existing buildings with 
good quality) 
Affect a number of 
building constraints 
A balance between the 




The effect of 
snvironms 门 t3l 
improvement is not 
obvious 
Allows a more 
comprehensive 
planning and brings 
about maximum 
planning benefits 
Allows preservation of 
existing buildings which 
are in good quality, with 
more planning benefit 
6.3.5 Preferred strategy 
Having considered the pros and cons of the three strategies and the comments from the 
LDC and Wanchai District Board, the maximum disturbance strategy is preferred for it allows 
a better planning to the whole area. As stated in chapter A2.1, one of the objective of this 
thesis is to develop the propose site as a nucleus of urban growth initiating and activating 
the process of urban renewal and influence the way of urban renewal practice in Hong Kong. 
However, owing to the real situation of rehousing problems, the strategy carried out may be 
a combination of the moderate and maximum disturbance, just like a phasing of development 




d is turbance 
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and react to its physical context and besides, the new 
residents can have good interaction with the original 
residents. 
• between aged-aged/ aged-young 
The new development, though mainly for the elderly in 
the Study Area, should consider the interaction between 
the aged and the young also. The design of the proposed 
site should provide an opportunity for the interaction 
between the aged (the residents) and between aged 




• Sense of place/ locality 
In the process of revitalize a decayed old district in order 
to cope with the modern need of the inhabitant, the 
existing characters of the district should be carefully 
considered and transform to restore the sense of place 
and identity of the distract. 
How the physical design can evoke the new locality of 
old districts in Hong Kong where are now suffering from 
the tension between the high rise commercial building 
and locality of residential zone? Under the urban 
redevelopment, one should search for place of human-
scale, social bonding, and new locality. 
• Maintain neighbourhood 
To study the existing size and the nature of the 
neighbourhood in the Study Area and try to maintain 
and transform the elements of the sense of 
neighbourhood into the new design. 
objective 
Jl R e c a l l for the L o s t Living T r a d i t i o n - Elderly Housing in Wanchai 
6.5 Schedule of Activities 
Having considered the preference of elderly and all other findings, the schedule of accommodat 
Accommodation Quality Area 
Housing dwelling unit for 
elderly (houses -300 elderty} 
一 sin如 / 
— d o u b l e 
sub-total area of residential 
dwelling units 
Allow balance between privacy and intimacy 
Allow interaction with nature 15.0sq.m® 
total 200flats 
20.0sq.m @r 
total 50 flats 
4000sq.m 
Entrance lobby 80 sq.m 
Podium Passive eWerly spend most of their time at home, 
so podium allows social interaction 
Allow enfovment of nature 
250sq.m 
Common room / 
Entertainment room 







Social interaction with visitors 
Higher hierarchy of social interactions 
50 sq.m 
TV room Strong means of bonding between eideriy 80 sq.m 
Attractive users to meet and chat 100 sq.m 
Pet keeping area Connection to outdoor space 50sq.m 
Retail shops/ centre for 
voluntary workshop 
Encourage the elderly to continue worW integrate 
Into society to qive diqnitv 
80 sq.m 
Health care centre Pleasant mood 30 sq.m 
Administration office Visual connection to the pubitc areas and outdoor 
space 
30 sq.m 
Open-air garden Promote social Interaction 




Space for festival celebration 
party 
Connection with indoor space 
Shared space with the open-air qarden 
Planting/gardening comer Promote Interaction with nature 
Quiet place for passive eideriy 
AHows the elderly to partidpate in their communitv 
50 sq.m 
Public toilet in qarden Convenient for users 30 sq.m 
Baby-sitting area/ play area 
with visiting children 
Promote social Interaction 








* the proposed area is reference to，Housing the Elderty: Options & Design'by Francis & Francesca We 
Mitchell London.1988. & 
.Housing for Bderty People: A guide forArchitects, Interior Designers and their Qients'by Martin Valfns. T 
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6.6 Proposed Functional relationship 






















stages :Beflned Concent 
Stage4： Building Design 
Development 
stages ： Design Refinement 
7. Schedule of Work 
\ > \、‘ 
8. Process 
丨 '、： 
Stage 1:Drellmlnarv Ideas ' 、 
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$ c k 0 i i l 8 
i f W e r t 
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Set project vision & definition of important terms 
collection of supporting material for the project 
Site selection criteria 
-compare site character 
-site analysis 
Project type selection criteria 
Client profile analysis 
-analysis of elderly life style 
Formulation of project structure 
interview with professional & users 
precedent studies 
problems & opportunity 
programming report 
restate mission, goal & preliminary concept for the project 
proposed schedule of activities, schedule of accommodation & rough 
estimation of construction cost 
preliminary conceptual design on overall planning with transformation of 
collective memory extract fromt he interview with elderly residents 
volumetric design 
options design 
restate design concept 
finalize massing study, landscape proposal, preliminary building plan 
design 
module study 
study of interior space, image 
finalize urban design 
design development 1 
study of facade treatment, detail construction, spatial quality 
design development 2 
study of hierarchy of social space & type of dwelling modules 
finalize urban design, landscape design, building plan, elevation, section & 
interior space quality 
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. . . . . . ‘ .. . . . • .... . . . . . . . . . . , . . . . : . . • . . • . • . . . . . . . . 
stage 1: Preliminary ideas (extract from the interview with elderly residents in 
Wanchai) 
Transformation of Collective Memory: how the public participation influences the design 
concept 
Quotation of interview 
We can spend the 
whole day on the 
STREET, chatting with 
others 
In the past, there was 
less traffic than today, 
we walked SLOW, 
Everyone walked slow. 
Everyone was RE-
LAXED& peaceful 
We miss the SCALE of 
the OLD BUILDINGS； 
only 4 to 6 storey high. 
No elevator but easy to 
climb up. They gives 
sense of home, not a 
giant monster 
We can spend the 
whole day on the 
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P f t e t s ^ 
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4.2 Stage 1: more ideas about transformation of memory 
to intenriew a obsenre 
to understand the collective memory of the elderly 
to transform into design concept 
to influence the urban & building design 
to create a memory (both for the city a the peoplel 
layer of transition 
EME 
! i B f l J i l i i r i m t Mil n 
• 
•SAW* , 
UliftTi f ifmriT 
鴨 





transformation of memory ayer of memory 
stage 1 
From the study of elderly 
life style & their memory' 
Some early ideas about 
internal a public open 
space as follows:-
-variety of use open space - chance for enjoying sunlight _ Place to show personal 
e.g. exercising, party, Chinese identity 
opera 
-open air restaurant located _ rebuild the refuse collection pt - every floor view to common 
along busy circulation _ small retail shop area 
--> increase chance of commu-. connection to site 
nication 
commo area next to lift lobby 
A Recall for the Lost Living Tradition -E/cfeAy/Hoiys/y?a/y? Wanchai 
l i s l M 
P r t x K ^ 
‘ ‘ • 
4.2 Stage 1: some concepts on the image of space related to the memory 〉 ， I 
of elderly 
privatized elongated treet' -use of transparency in 









^ •Mu. to. # 
Stage 2 
！)A . 
lAdj iliwi Im 〜iG 
_ Sc' tej 
Some basic (urban) ideas： 
locate the building at the ack of 
the site to reserve a relatively large 
space for public open space, which 
serves as a nucleus for urban 
redevelopment. 
-relocate the refuse collection 
point and recreate the site as a 
community focal point 
- t he fragmented open spaces 
would be connected to form a 
network, so the residnets are free 
to move around the area. 
-a larger common open space and 
a private garden is defined by the 
building block. — a hierarchy of 
soda/space 
A Recall for the Lost living Tradition - ElderlyHousinpin Wanchai 
4.3 stage 2: options on overall urban planning 
option 1: 
l i s l i i 
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Option 2: 
• i s i i i 
I M-W-“- } 、/ 
preservationof e)^ting fat 
> transformatk 
^T i oh 
-recreate the focal point 
-transition from public to private 
space 
pubHc-> semi-publiic-> private 
transformation of space behind 
the existing facade 
-retain rich street acitMlies 
-pencil tower one unit per floor 
to incorporate into fragmented 
site 
了<?R5 /ful^C 
个 t twSLL/NA 
f m t s i 
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4.4 Stage 3: refined concept 
City as a Resultant of Memory 
District level 
city grid 
f / m J ：-j, m^ti-w^^mWB^^m 
scale 
/ / k 
/ 
；丨 I ^^^ ‘ ) 




A Recall for the Lost Living Tradition- ElderlvHousinain Wanchai 
Micro level 
reconstructing focus 
relocate traditional shops 
A. 






冰 pw^R, + 
stage 3 







convertible use of space 
Building level: use of space (cont 
mi 门 imum space 
v v 
I P C 
丨 \ 
f r i c t s i 
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1. there is a dialogue between the public 
space and the semi-public space 
2. a hierarchy of open space 
disadvantage: 
1. the idea of the display of memory of 
the balcony cannot best illustrated as the 
main facade is recessed ‘ 
•4. 
involve consideration of the idea of the 
display of memory by balcony 
merit: 
1. the main facade facing the large public 
space can act as 
the display of memory 
disadv: 
1. the dialogue between the private and 
the public is not strong enough 
A Recall for the lost Uving Tradmon -E/deA/^ /^ /oi/s/na/n Wanchai 
Urban desian 
P m t s i 
urban design concept for massing ： 
the building is bended in order to create 
open spaces with different privacy level 
• -
After consideration of the construction 
sequence： 
should minimize the disturbance to the 
existing inhabitants under the rehousing 










P f i c t s s 
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4.5 stage 4: building design development 
typical floor plan 
section acrossmeeting room 
扣 i ? ^ testaurant 
' • m 1 
\ 
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Analysis on the possibilities of module design 
P f i c t s f 
stage 4 
ti；!；：： 
• mcludmg a small balcony for 
each dwelling 
the use of space should be 
interchangable 
the width of the dwelling size 




Concepts on module tiiesinn： 
- as compact as possible 
• inc丨udmg private toilet 
-the resident will cook and eat 
WimWrn 
•iSl驢t 
A Recall for the lost living Tramuon 







sketch showing view from entrance： 
the Imrof transparency 
A r \ h 
idea about connection between blocks 
Elderlv Housinp in Wanchai 
widen corridor. 
mixing of public & private space 
podium garden: 
privacy 
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4.6 stage 5:design refinement! 
V40. 
sketch showing re-consideration 
of the massing and how the 
building is fit into its context in 
terms of the massing, view, 
facade and use of public space. 
after re-considernation of the massing of the 
context, this development tries to break down 
the scale of the buHdmg-> 
the square block (mainly for couple】 retained 
the proportion and the scale of the existing 
building, which is connected to the other side 
by a glass block, hoping the scale of the 
whole complex is broken soen into 2 when 
viewing from outside. 
The number of residents which this scheme 
can accommodated is increased 20% when 
compared with the previous one. 
r • ^ 
Stage 5 
\ I 
\； —!丨f  
m 
P r t c t s ! 
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4.6 s t a g e 5:design refinement tl 
t i^jbhir 'iffiMii 
丨 ； 通 _ ! 1 
'Mi 
massing Of th^ 
previous refine-
ment was kept 
系、s 
m 
7 ： ； 
丨， ? r 、 - ” 
叙：“…』’ 丨 
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1 
LSZLII 」n「i I im: 
z i i n n . ninr, 
section across lift lobby 
sketch showing widen corridor: 
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1/Fplan 
try to create room with 
different quality to give 
different impact 
reinforce the idea of 
ersonal balcony, use of 
common living, dinning an 
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_ 
Aldo Rossi : 
ust as the city itself is the collect 
eogl^just asmemoiy is tied to f拜 
the city is also the place of the coli 
• Memory creai#s,4ense of identj 
j f / m f individu^. Memory is an importanrp^p^ 
eldeHy^in Hong Kong is sufferi 
rB their environment, the histroy, ^ f ^ l j i g , 
dlPyrBan renewal, the living environment is 
d j o our memory nor our everyllay life 



























i ^hesVs tries to 
residential 





area wit|iin the 
pry has never 
(al. Hbwour 
aboul. Amdng th< 
•• ：： 一 1 tsenous^p 
c a r % a lii 
from the standard design, 
^ l ^ t Q provide a bettei home. This project is ab 
L、part ic ipat ion and what they really need 
^ 1 
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5. Final Design 
n 
覺 P , 
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‘when we one planted 
different plants in front 
of their houses.' 
e can spend the 
whole day on the street, 
chatting with others.‘ 
-privatization of treet' 
-provide a safe & nice 
environment to encourage 
activities 
‘Everyone walked slow. 
Everyone was relaxed & 
peaceful' 
-sense of human 
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Facade treatment 
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Hierarchy of Social Space 
i V ^ ^ W f 1 9 * - - -
辨广'、‘丨pir  M l . 〖 r e e p ^ H 
1 
_ 
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Conclusion 
Gain a Pain 
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10.1 Conclusion 
Memory is too abtract to define. Instead of recalling the 
memory, this thesis actually arousing the public attention 
of how the life style and our experience can be related to 
the design of our living environment. To recall our living 
tradition means to recapture our life style, to remember 
what we need, what we want, not what the developer can 
provide. Starting from Wanchai, a place inbetween Central 
and Causeway bay, inbetween the sea and the hill, 
inbetween the old and the new, the urban renewal strategies 
should be reconsidered to provide a more humane living 
environment to encourage our sense of home in Hong 
Kong. 
10.2 Gain & Loss 
Gain 
The experience of preparing this thesis provides me an 
opportunity to talk, to observe the life style of old Hong 
Kong residents, which should be a part of the history. 
This project tries to approach the topic not from the 
designer point of view, but from the view of the original 
resdients. 
This is a good experience for me to set out a problem, try 
to analyze its possiblities, to transform into architectural 
language and suggesting possible solutions. This is a very 
valuable experience to a student before joining the society. 
Pain 
The most painful stage in the whole process is how to 
transform the abstract memory to some concrete design 
concept. In defining memory and its transformation, too 
much persona丨 intepretation is involved. The solution to 
this is try to talk to others, including classmates and 
friends, until they understand what you present. 
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11-1 Site selection criteria 
The possible site should be a typical district area in 
Hong Kong that is facing the problem of urban decay 
and there is an urgent need for urban renewal. The 
characteristics of these areas are summarized as fol-
lows: -
a. The district in which the area is situated is suffering 
from the increasing pressure of erecting high rise com-
mercial buildings and maximizing the plot ratio. 
b. Deterioration of the older building areas pose danger 
to the public 
c. Areas in which they are located were often developed 
before modern town planning practice were applied 
d. The population has probably outgrown the original lay-
out and design 
e. There is a general shortage of open space and com-
munity facilities 
f. Dilapidated buildings five rise to poor living environ-
ment 
g. Traffic congestion, overcrowding, acute environmen-
tal problems，a lowering of the quality of life and many 
other symptoms of urban decay are already common 
in the older areas of the city 
Possible sites: 
> Wanchai 
> Yei MaTai 
> Mong Kok 
Among these sites, some of them are characterized 
by the phenomenon of aging of population and facing 
problem of rehousing the elderly in the redevelopment 
process. 
Possible sites:-
> Ke 门门 edy Town 
> Wanchai 
广 Yei Ma Tai 
S 
C 
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Among these sites, Wanchai is next to the Central 
Business District and Admiralty and the most 
established commercial area, Causeway. The pressure 
of spreading trend of erecting high rise commercial 
buildings greatly increases. Besides, Wanchai has 
been undergoing extensive reclamation for 
construction of new development, which further 
reinforces the urge for urban renewal of decay area. 
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11-2 Background of the site - district 
Wanchai, one of the most densely populated residential 
and commercial zones in Hong Kong, locates between 
the Central Business District and Causeway bay. 
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11-3 General description of the site 
Most of the land in the district was zoned into 
commercial/residential. Obviously, developer would like 
to have commercial development in the northern district 
because of better accessibility. Whereas, the area to 
the south of Hennessy Road is mainly for residential 
use with small-scale retail activities on the ground floor. 
Most of the buildings in this area are pre-war tenements 
in poor conditions but redevelopment has been taking 
place since early 70's the in-between area is a mix of 
commercial and residential. As there is a gradual shift 
towards office tower development, the district is turned 
into a residential area sandwiched among the 
commercial towers. Various problems are then resulted 
from insufficient urban planning, e.g. traffic congestion, 
substandard building conditions, insufficient open 
space. A comprehensive urban renewal program may 
help in improving the situation. 
Spring garden Lane Area, which accommodates 
approximately 14,300 people and covers 4.7 hectares, 
is primarily a residential area with a mixture of ground 
level uses. 
Despite the uniqueness of the area characterized by 
the Wanchai Street market and the vibrant street 
activities, it suffers many environmental problems. 
These include deficiencies of open space, inadequate 
transport facilities, and pockets of dilapidated/ 
substandard buildings. 
Section of the Urban Services Department, a number 
of these buildings do not have domestic toilet facilities. 
Also based on the District Office's infomiation’ about 
ten bedspace apartments were also identified. Besides 
the one identified, there are also quite a number of 
flats of similar conditions are not reported. Besides, 
most of the buildings in the first two categories contain 
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l i t e 
1900, Wanchai was retured to 
a Chinese residential area as 
Murdoch Bruce sold the land 
back to Chinese-Spr ing 
Gardens Lane, Wanchai 
1980， Wanchai was 
trasforming into a urban district 
with high rise commercial 
buildings and become one of 
the mosst densely populated 
area in Hong Kong. 
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11.4 History of development of Wanchai 
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before 1814, Wanchai was a 
peaceful fishing community-
Victoria Harbour before the 
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11.5 Urban renewal proposal of the site by LDC 
According to the LDC Lee Tung Street & Megregor 
Street development Scheme plan -plan no. S/H5/ 
LDC2/1 submitted on 28.8.1998, the area of the 
proposed site will be redeveloped according to the 
following objective:-
• Land-use 
The area is mainly zoned as R (A), which is mainly 
residential with only the lowest three floors as 
commercial upon application. 
• Vehicular Circulation 
Lee Tung Street will be distinguished and integrated 
into the area. Amoy Street which runs parallel to 
Lee Tung Street, will be widen and extended to 
connect Johnston Road and to Queen's road East 
to provide an alternative to replace Lee Tung Street. 
Megregor Street will be partially closed with the 
southern part remain open allowing vehicular access 
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• Pedestrian Circulation 
Pedestrian circulation to area at ground level avail-
able via the existing footpath system alongside the 
roads with footpath widening at certain parts of the 
area to improve pedestrian circulation. 
Allowance could be made for the possible future 
system of footbridge which links across Queen's 
Road east and Johnston Road. 
• Open space 
The target proportion of open space is 10 hectares 
per 100 000 persons. 
An at grade public open space will be included to 
reprovision the area previously zoned "Open Space", 
including the sitting area at Amoy Street and car 
park at junction of Spring Garden lane and Queen's 
Road. 
Open space will be provided at the podium of the 
new residential blocks. 
• G/IC facilities 
Wide range of G/IC facilities will be provided to meet 
the needs of the residents in the area and adjoining 
district. To meet the demand of social welfare facili-
ties in Wanchai, open space will be provided at more 
usable locations. The proposed social welfare fa-
cilities include: 
- Elderly centre 
- Street sleeper's shelter 
- Reprovisioning of existing public 
- Open space 
The refuse collection point and public latrine located 
at the junction of Cross Street and Spring Garden 
Lane will be reprovisioned within area so as to im-
prove the environment and vehicular circulation in 
the area. 
81 e I； 
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12.1 Planning (OZP) 
According to the statutory policy for the Area is contained in the Wanchai - Outline 
Zoning Plan, amended 16 September 1988 (plan nO. S/H5/6), the study Area is pre-
dominantly zoned residential (A). Commercial developments are permitted only with 
consent from the Town Planning Board upon S16 applications. 
n*"Nch"I 乂-、\\V、\ : m, L’”*.. 0 奢 _ 
12.2 Land use 
The area is characterized by buildings accommodating a mixture of residential, com-
mercial and industrial uses. Retail and industrial uses are found mainly on the ground 
and first floors of buildings whilst the reminder is predominantly residential. According to 
the information of Town Planning Office, March 1989, the distribution of different land 
use is listed as follows:-
Use Gross floor area Percentage 
(sq.m.) % 
Private residential 190,320 72.50 
Government quarters 104 0.04 
Public housing 0 0.00 
Commercial/residential 407 0.16 
Commercial 40320 15.36 
Business & office 10325 3.93 
Industrial 11878 4.52 
Government/ institution community (G/IC 9171 3.49 
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Figure-ground study 
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12.3 Building age & style 
According to the information from the Town Planning Office, July 1989’ the buildings in 
the study Area can be classified into four categories: pre-war, 1946-66, 1967-76，1977-
to-date. Over 50% were built before 1966，prior to the advent of the 1966 building 
regulations, generally do not conform to modern standards. These buildings are scat-
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12.4 
Elderly Housing in Wanchai .••‘ ...... 
Building condition 
The analysis of the building condition of the study Area is mainly based on the condition 
of its external fagade. The buildings are divided into four categories including good, 
satisfactory, fair with minor deficiency and substandard. According to the information 
from the Environmental Hygiene Section of the Urban Services Department, a number 
of these buildings do not have domestic toilet facilities. Also based on the District Office's 
information, about ten bedspace apartments were also identified. Besides the one iden-
tified’ there are also quite a number of flats of similar conditions are not「eported. 
Besides, most of the buildings in the first two categories contain illegal structures on 
their fagade and/or on the roof. 
standard building building of fair condition sat i factory 
building 
12.5 Building height 
Situated in a district with two high rise commercial 
building which were once the highest in Hong Kong, 
Hopewell Centre and Central Plaza, the building heights 
of the study Area are comparatively very low. The 
buildings in the study Area a「e grouped into 4 
categories in terms of building height. Over 70% of 
the buildings are found in the first two groups, that is 
less than ten storeys. Most of them are found in Lee 
Tung Street and Megregor Street. This provides an 
opportunity for redevelopment in terms of one fully 
utilized plot ratio potential 
f!' 
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12.6 Transportation system 
East/West Streets 
The major roads are running in North-South direction, 
where the vehicular circulation dominates over the 
pedestrian circulation. Queen's Road East and 
Johnston Road are the two major roads forming the 
southern and northern boundaries of the study area. 
North/South Streets 
All of the minor distributors in the Study Area are running 
in the North/South direction except Cross Street, 
including Spring Garden Lane, Megregor Street, Tai 
Yuen Street, Stone Nullan lane, Tai Wong Street, 
Wanchai Road, Lee Tung Street and Amoy Street. 
Except Wanchai Road, they are pedestrian circulation 
dominated rather than vehicular circulation. The 
numerous small manufacturing and retail shops along 
the north/south side streets generate substantial goods 
vehicle servicing activities. This becomes a traffic 
problem along the more important north/south 
distributor such as Lee Tung Street and Spring Garden 
Lane. The insufficient width of the pavement as well as 
the road also contributes to the problem. The conflict 
is most serious along Spring Garden Lane since it is 
the major pedestrian circulation connecting Hopewell 
Centre at Queen's Road East and the MTR along 
Johnston Road. 
12.7 Open spaces in the district 
“High rise living takes people away from the ground, 
and away from the casual, everyday society that 
occurs on the sidewalks and streets and on the 
gardens and porches. It leaves them alone in their 
apartments. The decision to go out for some public 
life becomes formal and awkward.“‘ 
Open space is a breathing space for the street life. 
The Area is definitely deficient in open space. Except 
the Southern playground, there are only small scale 
sitting areas providing with benches along the planters. 
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Traffic pattern 
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pedestrian doiminated MTR MTR station 
Common gathering places 
The public spaces in the area that the residents 
tend to stay are mainly the small-scale public open-
air garden near to their homes. Whilst some of 
them stay under some steps that under shade. The 
public is small enough for intimate interaction be-
tween neighbours. 
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They are fragmented and of a piecemeal. The 
deficiency in the provision of such open space in 
the area forces the residents to find other 
alternatives such as steps under a tree. 
12.8 Neighborhood 
Boundary 
For the people who lived there for over 20 year, 
they have a strong sense of belongings to their com-
munity. Most of them regard the boundaries of their 
neighborhood as bounded Queen's Road East, 
Johnston Road, Loon Fat Street and Wanchai Road. 
The proposed site on the Spring Garden Lane is 
located approximately in the centre of the commu-
nity. With the establishment of the Parking 
Superstore- a huge supermarket, the residents in 
the Study Area tends to extend their boundary of 
their neighborhood to include the supermarket. 
Memory 
The sense of neighborhood is especially strong 
among the elderly since they live there for a long 
period and a network of community is set among 
them. Sharing of their memories of the area is be-
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• No clear definition of private space 
Since many of the residents have been living in the 
same district for long period, they are so familiar 
with their neighbourhood. Therefore, a feature in 
the neighbourhood is the extension of private space 
through out the area. The residents will chat with 
the shopkeepers all day long and spend most of 
their leisure time on the street. Some of them even 
bring along their stool, blankets and meal to sleep 
and eat on the street. Though the reason to this is 
obviously the lack of space in their home, but the 
intimacy of the neighbourhood is something that 
cannot be denied. 
12.9 Demography statistic 
According to the 1996 By-census, the population of Wanchai is 171,656 and the popu-
lation of the Study Area is estimated at approximately 14,000 Despite a declining popu-
lation，the area is still relatively dense with an average population density ofover 3000 
persons per hectare. There is over 17% of population over age 60 and the proportion of 
elderly (over 60) is higher comparing to the whole Hong Kong and the Wanchai district. 
Among the aged population, many of them are living in the substandard building with 
poor living condition. 
Populat ion of Old Wanchai Distr ict by Sex 
• ma le 
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12.10 Character of the site 
/ Z 
insuffe门ient of open space rich in activities on the street 
poor condition building with illegal structure conflict between pedestrian and traffic 
road is not wide enough for both pedestrian & 
traffic 
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12.12 Site constraints 
參 Fragmented sites 
Buildings that are tall are generally new and of rea-
sonable condition compared to the low rise building 
in the Area. Their need for redevelopment is then 
lower. Besides, these buildings are scattered 
throughout the Study Area, making a large-scale of 
urban renewal even more difficult. 
• Scale 
As more and more high rise construction erected 
at the Study Area, the difference between the scales 
of the new and old is getting greater and greater. 
The new establishment of the huge office building 
at Tai Yuen Street makes the situation even worse. 
The scale of these new building is far from human 
scale. The balance between human scale and the 
scale of the context becomes a pressing problem. 
12.13 Opportunity and proposed site 
According to the analysis of the building age, condition and height as well as site 
constraints, four zones are identified as suitable for urban renewal program. Zones 1-3 
actually includes the proposed site by LDC Lee Tung Street & Mcgregor Street development 
Scheme plan -plan no. S/H5/LDC2/1 submitted on 28.8.1998.The proposed location of 
the site is at the junction of Spring Garden Lane & Cross Street which is now occupied 
by blocks of tenant buildings surrounding a public sitting area. 
12/ 
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丁he site is chosen because of it opportunit ies provided which are summar ied in the 
fol lowingstable:-
r [ 
Characteristic of the proposed site 、 代 O p p o r t u n i t v provided - ：感 
— I t locates at the centre position of the 
study area 
— T h e new development can be treated as a 
nucleus influencing and activating the process 
of urban renewal 
— i t located at the Spring Garden Lane 
where the major pedestrian circulation 
occurs and Cross Street where the 
richest street activities occurs 
— t h e interaction between the residents of the 
proposed site and the outsides 
一 it lies at the junction of the two 
crossing city grid 
—connection between the north/south area of the 
district 
一 There is a fire occur in one of the 
building in this zone 
—showing a typical problem of the poor living 
conditions of the elderlv 
—Most of the buildings within the zone 
are of poor conditions and low-rise 
—There are not so much site constraints 
compared to the other three zones 
一 There is a existing open sitting area 
located in the zone 
—Elderly gather in the open space showing a 
typical lifestyle of them and the way of interaction 
between their communitv to the outside 
—There is a trash-collection point 
located at the junction of the Cross 
Street and spring garden land which is 
the focal point of the site 
—Removal of the trash-collection point will provide 
an opportunity to tackle the treatment of the 
focal point where may have magic effect on the 
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Proposed client: 
The Land Development Corporation (LDC) & Hong 
Kong Housing Society 
In the past few years, LDC played an important and 
active role in the urban renewal project, and there is 
an increasing trend for LDC to join Housing Society to 
run the project. Though LDC is not a profit-oriented 
agency but it should responsible for its financial balance, 
its approach is rather focus on the economic efficiency 
than on real benefit to the environment and the users. 
Before getting into the deficiency of the LDC approach, 
the existing situation, such as its background, objective, 




13.1 Background and role of client 
• Housing Society 
In Hong Kong, urban renewal has been continuously 
carried out by a number of agencies. The Hong Kong 
Society started its Urban Improvement Scheme in 1974. 
The Housing Authority has also played an important 
role in urban renewal, in particular by redevelopment 
of its own estates and as a provider of housing.. 
LDC 
These agencies facilitated the part of private developers 
who have played an important role, and in many cases, 
the leading role, in the redevelopment of obsolete urban 
area. However, the increasing difficulty of site assembly, 
the increased risk of investment by the long acquisition 
process，and the ever more marginal viability of 
redevelopment of medium-rise developments are making 
it more and more difficult for private developers to 
undertake redevelopment projects. ^ 
Therefore, the Lands Development Corporation was 
established in 1988 as an independent statutory body 
operating in accordance with prudent commercial 
principles to speed up the process of urban renewal. 
LAND DfeVHrOPMfchll COHJ^ OHAnO 
13.2 The objectives of LDC renewal 
a. to improve the urban environment and urban layout 
by replacing old and run-down areas with new 
development which is properly planned and provided 
with adequate transport and other infrastructure and 
community facilities; 
b. to minimize the problems of social disruption by 
ensuring that adequate arrangements are made for 
rehousing of domestic tenants and compensation of 
business tenants; 
c. to achieve better utilization of land in the urban area 
by thinning out population from over-crowded areas 
and making land available to meet various development 
needs including housing ； and 
in the long term, to avoid major problems of urban 
decay 
d 
13.3 The way forward 
—Co-operat ion between the LDC and HS, with the latter 
acting as rehousing agent to improve the standard and 
range of rehousing and to free the former to concentrate 
on the planning’ site assembly and implementation 
aspects of projects 
A R e c a l l f o r t h e L o s t U u i n g T r a d i t i o n - E l d e r l y Housing in Wancha i 
The purposes of the LDC as stated in the Land 
Development Corporation Ordinance are:-
a- to improve the standard of housing ； and 
b- to improve the standard of the environment, 
by undertaking, encouraging, promoting and 
facilitating urban renewal. 
Cooperation 
As regards the terms of co-operation between 
the LDC and HS, the LDC will pay the concessionary 
land premium and the construction costs of the rehousing 
units, conduct freezing surveys and assess the eligibility 
of the tenants for rehousing. The HS will construct and 
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- The PELB proposes to consider more fundamental 
changes to the existing arrangements to increase 
the speed and scale of urban renewal 
- R e h o u s i n g of domestic tenants affected by LDC 
schemes 
- T h e lack of rehousing resources is one of the major 
constraints the LDC currently faces in speeding up 
its redevelopment programme. A new arrangements 
is introduced whereby the HS will take up the role of 
rehousing agent in LDC schemes to combine the 
expertise of the two agencies and to provide more 
choices to affected residents in the location and type 
of the rehousing units. 
- T h e grant of about two hectares of land to the HS for 
the development of about 2000 additional flats for 
rehousing purposes to support currently planned LDC 
projects. 
- I n the past few years, the HS requested some of 
the public housing to incorporate the elderly hous-
ing in the first few floors of the blocks to reduce 
the pressure of need of elderly housing. The tar-
get resident is the healthy elderly (single/ double) 
who can basically take care of themselves, which 
is different from that of elderly care centre. 
13.4 Problem of urban renewal faced by LDC 
Though the main goal of urban renewal program is to 
improve the living environment and quality, it creates 
some undesirable side effects:-
According to the information from the Planning, Envi-
ronmenta丨 and Land Bureau, the three basic problems 
in urban renewal are:-
Houslng in Wanch a 
13.4.1 Site assembly 
Many land lots are in multiple ownership. To assemble 
individual properties into lots capable of comprehen-
sive redevelopment, numerous separate legal interests 
have to be acquired first. This is difficult and some-
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cated by the existence of defective titles and/or un-
traceable owners. This will be an obstacle to the pro-
cess large-scale comprehensive renewal. 
13.4.2 Relocation 
Urban redevelopment necessitates relocation of 
residents and businesses, resulting in high financial 
and social costs. The amended landlord and Tenant 
(Consolidation) Ordinance, which came into effect on 
28 March 1996, has further increased the compensation 
「ate for dispossessed domestic tenants. 
13.5 Deficiencies of LDC 
Housing in Wanch 
E 
H 
13.5.1 The long-term housing policy of Hong Kong 
According to the 'long-term housing policy of Hong 
Kong', the emphasis on the buying power and market 
principle changed the perception of housing from social 
welfare to commodity. This caused problem especially 
to the marginal minority e.g. elderly, poor, who cannot 
afford the rent of new houses and thus forced to move 
to somewhere with lower rent. Their opportunities to 
move into new houses are lowered. Besides, the target 
group of the tenants of the new housing is usually small 
family with children. Smaller flat for single / two persons, 
which is believed to be less cost effective, is always 
neglected. Therefore the privatization of social welfare 
often neglects someone who cannot afford the high 
rent and the elderly and the poor become the sacrificed 
under the policy. 
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13.5.2 Economic > human consideration 
As stated in the new Government Report 1998’ the living 
environment of old district is so poor that urban renewal 
must be carried out in order to improve the living quality 
and thus hopefully, the sense of belongings of the 
residents to their community. However, in real case, 
the residents lived in these area are the first one being 
affected under urban renewal. In reality, up to now, 
urban renewal seems to mean 'demolit ion' + 
'construction' simply. Either the LDC or private 
developer uses all methods as possible to acquire the 
land. After moving all the original inhabitants to new 
towns to other old districts, they then demolish all 
buildings in the area and replace them with high-rises, 
which have higher economic efficiency. In order to 
maximize the profit gained from the limited land, the 
developer tends to get as much benefits as they can 
from the 'effective' plot ratio. 
This situation shows that the preference of original 
inhabitants, the preservation of local culture and memory 
of place are all ignored in the consideration process. 
The only one who benefits from the urban renewal will 
not be the original inhabitant, but the developer. 
/If 
13.5.3 Globalization/ Lost of place 
Benefits to be gained from a piece of land is bought at 
a high cost, that is the lost of local identity and culture. 
The 'place' which is familiar to us, recording the history, 
memory, life style is now replaced by economic 
development under urban renewal. Besides, the support 
for the conservation of culture in Hong Kong is always 
restricted to those historical buildings, like temple. 
However, locality is not created by physical setting but 
the living style and activity of people there. The streets 
that are rich of human activities and experience forming 
the locality and sense of place are now recreated to 
satisfy the benefit of land developers. The character of 
the place is totally independent from its context. 
Yfit the nmter.t inn nf Inr.Rlitv dofi^; nnt m p ^ n c^tahiiity nr 
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reproduction. Since our life experience and living quality 
keep changing. The place-identity should meet our living 
requirement and the outside changing world. It is a 
kind of process instead. 
The skyscraper has been the symbol for Hong Kong. 
However what actually constitute the daily life of local 
Hong Kong people are the activities mostly located and 
associated with the post-war urban fabrics. 
/ 
H 
In most cases in Hong Kong, urban renewal means 
clearing out all slums and building a new town on the 
same. In this process all memories, activities, lifestyle 
are cleared out at the same time. The new town, just 
like anyone out of all in Hong Kong, does not carry the 
sense of place anymore. 
13.6 Proposed new vision for LDC 
Due to the economic depression this year, the pace of 
the urban renewal is certainly slowing down. The 
replacement by high-rises in the area is no longer a 
'sure-win' approach of urban renewal. It is time for the 
LDC to reconsider their vision for the future of urban 
renewal now. 
This thesis tries to propose a new vision to the 
approach of urban renewal for the LDC to consider 
which take the preservation of local culture and 
memory, the benefit for the residents and the 
participation of public opinions into account. 
Land Acquisition for Urban Renewal & Urban design by Land 
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END-USERS 
Proposed end-user: the original elderly residents (over 
60) in the affected area 
Aging of population 
As the improvement of technology development, medi-
cation and living environment, for the past two decades, 
both the average life span as well as the proportion of 
elderly (over 60) of world (and of Hong Kong as well) 
are keeping on increasing. The trend is still going on. 
Therefore, the demand for the care for the needs of 
the elderly is important to consider. 
Perception towards elderly in Hong Kong 
Based on the 1996 By-Census, there are 890,000 eld-
erly aged over 60, accounting for 14% of the total popu-
lation in Hong Kong. Some researches predict that the 
number of elderly will increase to 1,600,000 account-
ing for 19.8% of the total population in 2016. The aver-
age life span of male extends from 76.3 in 1996 to 78.1 
in 2016 while that of female extends from 81.8 in 1996 
to 83.4 in 2016. The trend of aging of population in 
Hong Kong, like any other developed counties, brings 
lots of pressure to the society and it is time for Hong 
Kong Government to take some responsive action now. 
In traditional Chinese society, increasing age is ac-
companied by increasing prestige, and the oldest mem-
bers of the family are treated with reverence and re-
spect. The advance of age brings increased wisdom 
and experience. However, the present generation has 
less regard for their old relatives and things have now 
so changed that old people are no longer welcomed to 
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14.3 Problems faced by Hong Kong elderly 
• Socio-economic 
During the past few decades in Hong Kong, urbanization 
and industrialization have tended to disrupt the old 
patriarchal family structure. 
Besides, the fear of loss of employment is threatening 
to self-esteem. 
Physical 
Physical changes include decreased sensory acuity, 
failing vision and hearing, decreased executive capacity 
due to diminished motor strength, changes in bodily 
appearance that affect social and economic role and 
status, and decline in integrative efficiency. 
Psychological 
‘/a7 our age.’.，is almost the most common language of 
the elderly. As if the period they are living in a time 
that does not belong to them. They are not willing to 
and forced to accept this.^ 
Some threatening psychosocial situations that may lead 
to difficulties are: 
The old people, especially those are poor, often find 
that they are isolated from society due to Sudden/ 
rapid change in environment 
Lack of participation in community activity. 
Lack of social contacts 
Difficulties in adapting to a changing cultural climate 
(generation gap) 
Fear of death 
Feeling of loss of social status, prestige and respect 
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Residential need 
A house, to an elderly, is not just a covered shelter but 
a place to fulfill their physical, psychological and social 
needs. As the physical condition of the elderly is 
deteriorating, a familiar living environment can fulfil their 
physical needs, which is worth careful consideration 
when designing the new houses for them. 
'According to some researches, less than 10% of elderly 
over 60 have the idea of moving somewhere else. It is 
not easy for them to leave their lifestyles. 
For social needs, most of the elderly, who live in a 
district for over 50 years, are familiar with the 
neighborhood there and have high sense of belongings 
to their community. If they move to a new environment, 
they will have problem of adapting to the new community 









14.4 Positive aging and values of old age 
When we are old, is it neccessary for us to sit like 
potted plants in silent immobile rows, communicating 
nothing of what we have been, like empty people waiting 
for the end? There are, however, many old people are 
still energetic, alert, and confident to the moment of 
their death. 
Many of them are still active and willing to participate in 
their community. They want to be treated as a man and 
try their best to contribute their value to the society, 
from which they could find their dignity in the society. 
Even though physical strength is diminished in the aged, 
they are stili endowed with rich human and spiritual 
Values. In them intelligence becomes wisdom of 
judgment-prudence. Old people give proof of practical 
common sense, the FRUIT 〇F A LONG EXPERIENCE. 
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Experience is the assets of elderly, and for society as 
well. In ancient time, before writing document is created, 
someone 'aged' means someone 'experienced' who had 
special prestige and power in the society. Simply 
speaking, the one's value determined by his knowledge 
and skill. 
'In this technological world, the 
tendency is to consider msn only regard 
to what he produces, you (the AGED) 
are a salutary lesson. You teach that 
there is a dimension of life made up of 
human-cultural-social and spiritual 
values' 
By Pope Paul 
14.5 Living condition of elderly 
In a research of the living condition, a large proportion 
of elder people lives in bed-space-accommodation 
which has similar living condition to that in cage ac-
commodation: 20-30 people live in a 50sq.m flat. The 
personal space they have is their beds only, where all 
their belongings are put. They share one small com-
mon kitchen and toilet. These people are waiting for 
transmission to the public elderly housing. However, 
among them, there are a number of elderly insist to 
stay I their old district where they have been living for 
their whole life, tolerating the poor living. One may con-
sider they are too stubborn, what is there something 
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Elderly housing in Hong Kong 
As the stress of aging problem keeps on increasing, 
the need for elderly housing is urge, specially 
considering the problem of rehousing of affected elderly 
under urban renewal. The rapid expansion of new 
towns and the redevelopment of old districts in the past 
decade have significantly changed the housing 
characteristics of elderly people in Hong Kong. 
Selective policy on elderly housing 
Single persons waiting list 
Unrelated elderly persons priority scheme 
Priority scheme for families with elderly 
Compassionate rehousing 
Compulsory rehousing 
Under existing compulsory rehousing categories, for 
example, natural disasters and development clearances, 






14.6.2 Types of housing for elderly persons 
- Small flats in public housing 
Small flats for elderly households consist of self-
contained small flats for 1-person or 2-person elderly 
households. Smaller units converted from larger flats 
but with shared kitchen and toilet/shower facilities are 
also used for this purpose. 
- S h e l t e r e d housing for elderly people 
Sheltered housing accommodation is provided to elderly 
persons who are in food health and are able to take 
care of their daily needs without assistance. 
6.7 Urban Renewal and elderly 
Case 
Names: Mrs Kwong 
She lives in one of the upper bed inside a old block in 
Sheung Wan alone. She has to move up and down 
A Recall for the lost Living Traililion- Elderly Housing in Wanchai 
from her bed with all her belongings put on. She is very 
angry about the government arrangement of the 
rehousing of elderly in the process of urban renewal.“ 
the government should plan the arrangement of rehousing 
well enough before demolishing any block." Mrs Kwong 
said, "I have been living here for so many years. All 
other places are exotic to me. As I cannot read, I 
cannot find the way back to home according to road 
sign. If I have to move, where I should go? Just like 
a poor bird being kept inside the cage.，，4 
14.8 Daily life of elderly 
A study on the lift style and living quality of elderly in Mong Kok in Sept, 1989，their daily 










Dai ly l e i s u r e e l d e t r v in M o n a k o k 
p e r c e n t a g e 
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14.9 Proportion of elderly in the district compared to whole Territories 
P o p u l a t i o n by of the study 
district a n d w h o l e terr i tory 
Percentage 
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sleeping on bench in the garden 
- ^ i: 
I , 
« 、 
playing chess/watching other play chess 
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On the single person housing for elderly 
Clear ^ 
Quiet u 
Good management g 




No sense of home 
Lack of chance to meet friends 
No dignity 
On the elderly centre 
activities organized by the centre can tie the member in the 
community together 
TV provided 
shaded place to chat with friends 
No freedom 
No fresh air, little chance to enjoy nature 
smoking not allowed 
Card-playing no allowed 
Coirn^er 
by 8 de、’ 
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Case1: Comprehensive Redevelopment Programme. Bvkpr 
Location: upon the River Tyne, east of the centre of New Castle 
Architect: Ralph Erskine 
Type: rehabilitation housing 
Description 
The comprehensive redevelopment programme proposed an improvement scheme to the 
existing community of whom the houses were beyond rehabilitation. Existing community facilities 
were restructured. The 9500-prople community would be re-housed in upgraded living quarters 
with minimum disruption. Special care is required for environmental quality as poorly affected 
by the motorway running adjacent to the Byker village. 
The re-housing is arranged on a neighbourhood-basis that people original living close together 
can retain their neighbouring relationship. 
In response to the motor way, perimeter blocks were utilized to shield off the noise. On the 
# 













I : • • 變 鍋 
釋 
motorway side, tiny toilet windows and colorfuTexte^nal finishes make the meandering linear 
blocks and outstanding nature in the re-built village. 
The perimeter block is staggering of duplexes and is hung with access balconies and individual 
verandahs. These external spaces allow human contact (physical and visual) between the 
upper levels and the ground level. 
For the area sheltered by the perimeter blocks, a pre-dominance of low-rise housing was 
found. An extensive network of public, semi-public and private open spaces was structured. 
Pedestrianized streets link up these individual spaces and tie up the whole community corner 
shops for certain groups of residents were made to provide neighbourhood retail services. 
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Successful feature 
/ The focus of the project is focused on neighbourhood re-
housing rather than just on quantity. 
y The use of access balcony of individual units makes intimate 
communal space. 
Z As an external space, it enhances the interaction between 
the upper levels and the ground. 
/ The perimeter blocks, stand out as a unique feature, give 
the residents an identity and hence a sense of belonging to 
the place. 
隱 : 









X The arrangement of communal spaces makes confusion between private and public 
domains. 
X The access balcony allows direct visual contact to the interior, disturbing the privacy of 
the residents. 
Lesson learnt 
• In the context of high-rise tower in Hong Kong, the use of the balcony may be useful in 
enhancing interrelation between levels. 
• The development should have its own identity to give the residents sense of belonging to 
the place, especially in an old district where most of the local cultures are erased away. 
_ Open space of different levels of intimacy is important in neighbourhood design. 





Rosa Parks Senior Apartments. San Francisco California 
Western Addition, San Francisco, California 
Gita Dev 
High-rise residential Apartments(for elderly) 
Description 
Rosa Parks Towers is a high-rise public housing project for low-income elderly, managed by 
the San Francisco Housing Authority. The area where the apartment located has been 
undergoing redevelopment since the early 1960s. The building was rehabilitated into elderly 
housing in 1985 from a heavily vandalized family project. 200 apartments for ind印endent 
elderly people are housed in an eleven-story building. 
The building is shaped like the letter E, with sheltered courtyards enclosed by the wings. A 
covered walk leads to a locked front entry, where 24-hour security guards monitor who comes 
and goes. Shared social spaces are clustered near the front entry and include and ample 
lobby, a large social room opening onto a patio, a smaller sun lounge, a library, and a laundry. 
2 landscaped courtyards contain walking paths, benched, card tables, a swing seat, and 
















A R e c a l l f o r t h e L o s t L i v i n g TradlliOII-- Elderly Housing in Wanchai 
Successful features 
The entry end elevator lobbies are the mostoften used social 
spaces, where residents collect their mail, sit and watch people 
coming & going, and look out on the street activity. 
/ The outdoor courtyards are used by 75% of the residents 
going outside for a walk and to sit are the 2 most popular activities. 
/ Favorite seating area: outside the sun lounge & the one 
outside the main lounge, where trellises planted with wisteria 
createsemi-shaded transition area, appreciated by the elderly, 
who find it more difficult than do younger people to deal with the 
glare f bright sunlight. 
The planting offers seasonal variations 













X The area for playing horseshoes is never used 
X There are too many outdoor bench, sometimes creating an empty look 




• Wing of buildings and walls enclose courtyards and protect them from the winds often 
present in this location. 
• A variety of short and longer walking routes is popular 
• Courtyards are pleasing to look out at -or down onto- for those residents who never 
venture outside because of ill health or disabilities 
• Special activities should be included in the communal area to increase the chance of 
interaction 
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San Rafael, California 
Independent housing complex (for elderly) 
San Rafael Commons is an apartment complex for older adults, constructed under federal 
assistance. It is located in a residential area. The 3-story elevator building houses 83 
apartments, a manager's apartment and a community room. The focus is on independent 
living. The design concept is a central courtyard created by the three stories of units that 
encircle it in a U-shaped configuration. Open-air breezeways on each story offer views to 
the courtyard and community room, which is located by the main entry. 
The mail alcove, waiting area and the community room are clustered neat the main entry. 
These public areas are oriented toward the street for connection to neighbourhood activity 













Clustering the community room, waiting area, and mail alcove 
near the main entry increase opportunities for drop-in use 
and chance meetings 
The planting and paving detail in the courtyard offer visual 
interest and are appreciated by residents 
Open-sir breezeways surrounding the courtyard work well 
for management as a security-monitoring device, they also 
are places for chance meetings among residents. 
more intimate spaces for 
Unsuccessful features 
X The courtyard is too open and lacks a variety of smaller, 
socializing 
X No enough amenities to support different types of activities 
X Benches which are overexposed are rarely used 
• Management does not allow residents to personalize apartment entries or furnish the 
breezeways 

















• Mail area should be located along an activity hub to encourage conversation among 
residents. 
• Circulation should provide options for exercise and social exchange. 
• Open spaces, including private areas, should be varied, and future designs should include 
more private or semiprivate areas. 
• The housing should allow the residents to put in their personal identity to increase sense 
of places 
• The communal areas should be clustered in order to increase opportunities for drop-in 
use and chance meetings 
.ilPSli 
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促訂安置時問表 
JT/foUys 
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使來；中心只是阳神.纸、看 者 fS说’有玲外麼也不傲，尘在 . i i發上 發呆••也風雨不改C有些.中心闹 .. 他 ^ ; ^ , . 只 到 公 図 尘 . 也 1 1 。 • 樣 含 妇 九 挽 五 0 老人身丄出現的主要咒题.居住倏 仔反 
而 次 要 “ 老 H J ^ f 友 r 













卓,眼涙就较我往K.流V炮問社丄，從 屯門到 t：电仔要多少時間’社T説要.用瞎 小時’灶就哭？^更加西害 .「我 d 後怎 
粗見到些友呢？







； j th^ fE沒有公，共屋.苑.多數居住 ！^。书據一九九六年的中期人n统卩 ’ i s i g s M ^ 萬 多 各 投 逝 六 十 歲 的 老 人 .
•
 
要解央這批老人的：；土屋問惡並不容易。 s p ： 仔 蜀 於 商 藥 區 • 區 內 商 業 大 ® 林 立 . . 一 些 著 名 的 建 築 f ^ " " 如 合 V . 中 、 • 中 環 度 培,會該展K中心等等’
 . ^ 造 香 港 的 樣 





^^.‘藍起的樓不是萨栗大度就足人 尾苑’不耍説老人..就算是其吐有能力的家庭，妄统统在原區安？Tj也，非容 易 
服f楚每個社2的资任和恭 




A Reca l l fo r the Lost L iv ing T r a d i t i o n - Elderly Housing in Wanchai _ 
Coffin-like spaces are preferable to 
governmervt-run hostels say their residents 
Hong Kong 's Home Affairs Oepsrtmenr plans TO buifda 600'pcrson hosts/ for Hong Kong's csgf^rr,en. Yvonne Clum finds our if the new bi^ilding will Cageman's home 
where his heart is 
li^  iwnon^ Kwig goyenttnenl ru; WsiflgleiKrson 隨*i、p^ vidlriR 
CAgtnIAn Are OnOOUrAgetL 
s —bUt 
fvfaoo 
Ly fOr (CCOnnKKIAIIOns, bU  MIny resIst. 
Despite this. th« Home Affairs Department 
•Una to buHd another hostel in Shax Sbul Po 
with a 600-person capacity. 
The new hostei is meaat as an ansiwer to ths 
sub-human coaditkms in many cage-homes, 
Bm ..the big question remlns: Mh^  
^IjWMw*- a, ma^^urpcs? if its L^tcid^ 
T#«ffiJentft are reluctant to live m It? 
Thi) department MYS the f 
vacTjicy rate is 30 per cen 


















,„ . . --�--persOn HOsteL In HOMe, M MCr-g KOK. HOUses 
•VAn CnAI Is One Of tHe LArgest, W-ItH “ • 
In £ thr«^ -5'.orey building. As of L 
on:y wero living Ihe^ r. jive in mis 40-vea^-cud caa^h. 
。二? ^ W e U - I n ^ ^ ^ ^ ^ WILH 401WO. by I Metre by �n^tre CAges OfgrOCn 
CAges Are sLACjCed tHreft-HIgH. AjrHOU 
New housing plea 
for cage dwellers 
LEGISLATORS yesterday urged the 
government to provide alternative 
housing for cage dwellers who will 
be made homeless by the "new 
stringent regulations on bedspace 
apartments. 
However, the Principal Assistant 
Secretary for Home Affairs Francis 
Lo told the Legislative Council hous-
ing panel meeting yesterday that it 
was too early to say whether the 
regulations would have an immense 
impact on Hong Kong's cage 
dwellers. 
He said the effect would not be 
known until the regulation took 
effect by 1996. 
While the housing panel was 
meeting inside the Legislative 
Council building, 20 cage dwellers' 
representatives, who may be forced 
to move out in the wake of the new 
stringent regulations, gathered out-
side with a petition asking for 
alternative housing. 
The Society for Commuiiity Or-
ganisation (Soco) said that the new 
ordinance would drive bedspace 
apartment landlords out of busi-
dwellers. 
The] ‘Bedspace Apartment Or-
dinance, which was passed by the 
Le^slative Council last April, re-
quires owners to get a licence and 
meet fire safety regulations by next 
year. 
According to a Soco survey of 45 
landlords last year, almost 80 per 
cent said they would shut down 
their businesses once the regu-
lations took effect. 
The landlords said they could not . 
afford. to refurbish their flats to 
meet the requirements of the new 
regulations. 
“It may cost them more than 
$100,000 for the refurbishment and 
the new facilities for f ire preven-
tion/* Soco's community officer 
Rebecca Lai said. 
"However, under the Landlord 
and Tenant Consolidation Ordi-
nance, landlords are regulated not 
to raise rents arbitrarily. 
“Most of the landlords will hence 
opt to end their business because of 
the increase in operating costs.” 
Ms Lai said that landlords of three 
cage houses in Tai Kok Tsui, Sham 
Shui Po and Kowloon City had 
osed their premises, ren-
more than 60 cage people 
homeless. 
t h e l o s t l i v i n g T r a d i t i o n - Elderly Housing in Wanchai 
SCHEDULE OF ACCOMMODATION 
Having considered the preference of elderfy and ail other findings, the schedule of accommodat 
proposed: 
A c c o m m o d a t i o n I Qua l i t y Area 
Housing dwelling unit for 
elderly (houses -300 eWerty) 
— s i n g l e / 
— d o u b l e 
sub-total araa of residential 
dwelling units 
Allow baJanca between privacy and intimacy 
Allow interaction with nature 15.0sq.m @ 
total 200flats 
20.0sq.m<9r 
total 50 flats 
4000sq.m 
Entranca lobby AJlow interaction between the elderty and the other 
rssidants who moved from other areas 
80 sq.m 
Podium Passive eideriy spend most of their time at home, 
so podium aitows social interaction 
AJIow aniovment of nature 
250sq.m 
Common room / 
Entertainment room 





Meeting room Social interaction with visitors 
HiqhGf hierarchy of sociaJ interactions 
50 sq.m 
TV room Strong means of bonding between eideriy 80 sq.m 
Common dining room / Small 
restaurant (inci, kitchen) 
Attractive users to meet and chat 100 sq.m 
Pet kaepinq area Connection to outdoor sd3C3 50sq.m 
Retail shops/ cantre for 
voluntary workshop 
Encourage the eideriy to continue work/ integrate 
into society to give diqnitv 
80 sq.m 
Health care centre Pleasant meed 30 sa.m 
Administration office Visual connection to the public areas and outdoor 
spaca 
30 sq.m 
Open-air garden Promota social Interaction 
Promote interaction with nature 
Ctear circulation 
225 sq.m 
Space for festival celebration 
party. 
Connection with indoor space 
Shared spaca with the open-air garden 
Planting/gardening comer Promote interaction with nature 
Quiet place for passive elderly 
Allows the eldertv to oartidDate in tharcommunitv 
50 sq.m 
Public toilet in garden Convenient for users 30 sq.m 
Baby-sitting area/ play area 
with visiting children 
Promote sociaJ Interaction 
Allow visual accass to staff 
Causal mood 
80 sq.m 
Storaqe/mechanical area 120 sq.m 
circulation -30% of totai 
area 
Tota l 7022.Ssq. 
m 
• the proposed area Is referenca to 'Housing the Ederiy: Options & Design' by Francis & Francasca We 
Mitchell London.1983. & 
• Housing for Elderly People: A guide forArchitects, Interior Designers and their Clients'by Martin Valins. 了 
Architectural Press. London. 1988 
A S s c a l l J 3 r I31S l a s t U v S a g i r a d i l i a n Elderly Housing in Wanchai 
Cost Estimation 
Types of accommodation Arsa (m2)* Const ruc t ion 
COSt/m2 (HK3/m2) ** 
Total 
cons t ruc t ion 
cost H^X"?^  
Res ident ia l 5300 6 0 0 0 3 1 8 0 0 nnn 
CommunaJ facil i ty 1612.5 1 0 , 0 0 0 
^ ‘ • W w w, w w V,/ 
16.125.000 
Commercial 110 9000 990.000 
Overall construct ion cost -
$ 43,915,000 
the area includes the building ser/ica & circulation 
the standard of the rasidantiai units will be similar to common low cost hcusing, high rise, 
the standard of communal faciilties Included in the housing will be similar to that of a student hostel. 
Tne commercial space is actually a small-scale retail shop only, thersfora the standard mil be a much 
lower tlian the average standard shopping cantre 
Cosfs ara at 4th quarter 1997 levels. Hong Kong building costs are expected to increase by 
approximately 1.17% per month. However, thera is an economic recession occur in Hong Kong, 
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。 \ « e c a n fo r I3l5 i n s ! l i v i n g p ) l i m M : . E丨der丨y Hous— in Wanchai 
On Urban Renewal 
• Chan Raymond,Chow Pearl. Public Participation in Urban Renewal. Department of Ap-
plied Social Studies. City University of Hong Kong. 1996 
“ C J i a n Wai Tink，Chan Yu Chung, Lam Song Tak ’ Lo Wei Ping. The People's City: Experi-
e/7ces on Urban Planning & Urban Renewal. Chon Hing Publication Ltd. 1996 
“ D i a n e , R. Suchman. Revitalizing Low-income Neighbourhood : Recommendations from 
UU Advisory Services Panels. The Urban Land Institute. 1994 
“ 日 a z a r ’ J Daniel. Urban Revitalization: Israel's Project Renewal and Other Experiences. 
University Press of America, Inc.. 1992 
〇n eldeclv cares 
“ C a r s t e n s ’ Diane. Site Planning and Design for the Elderly: Issues, Guidelines andAlterna-
f/Ves. New York: Van Nostrand Reinhold. 1985 
“ C h o w ， W i n g Sing. Comments on Hong Kong Elderly Policies. St. James Social Welfare 
Centre. 1986 
• Cooper Marcus. Summarized from a post-occupancy elvatio study ’ 1998 
“ l a n d Acquisition for Urban Renewal & Urban design by Land Development Corporation 
'unpublished thesis Hong Kong University. 1997 
“ M a x i m i l i e n n e Levet-Gautrat & Anne Fontaine, Gerontogie socials 1994 presses 
Universitaires de france 
• Sister de Marie Auxiliathce Colette. 'Institutional care and human personality of the age' 
from Care for old age in Hong Kong. Cahtas, Hong Kong and Hong Kong Christian 
Service. 7972 
• Report on a Study of the Characteristics and Welfare Needs of the Elderly in Wanchai. 
Concern for the Aged Working Group Wanchai District Board. 1984 
‘Report of seminar on care for old age in Hong Kong .by Caritas, Hong Kong & Hong Kong 
Christian Service, 1972 
_ report on the problem of rehousing of elderly under urban renewal process in Hong 
Kong. Hong Kong Social Organization Association. 1989 
‘‘research on the daily needs of single elderly' by Caritas Centre (Kent Road). 1996 
O门 memory 
Boye「, M.Christine. The City of Collective Memory: Its Historical Imager/ and Architectural 
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